4.2 LAND USE

I NTRODUCT! ON

This section of the EIR addresses potential inpacts fromthe Fresno County
CGeneral Plan Update on land use in two general areas: | and use
conpatibility and plan consistency. Under |land use conpatibility, this
section exam nes potential |and use conflicts and nui sances, such as those
fromurban-rural conflicts. This section conpares the Draft CGeneral Plan’'s
consistency with other local plans, such as city general plans and
environnental plans. This section also exanmines howthe Draft CGeneral Pl an
m ght di vide the physical arrangenent of the established comunities in the
county.

Topics discussed in this | and use section that overlap other sections of
this EIR include: noise (i.e., land use conpatibility) and agriculture
(i.e., nuisance and encroachnent).

ENVI RONMENTAL SETTI NG

Exi sting urban |land characteristics are described in Chapter 1, Land Use
and Popul ation, of the Fresno County General Plan Background Report
(Background Report) and devel opnent estinmates for the Draft General Pl an
are presented in Chapter 2 of this ER These chapters are hereby
i ncorporated by reference, and summari zed bel ow. Fresno County enconpasses
roughly 6,000 square mles, making it California' s sixth |argest county.
Agriculture, with 2,911 square mles, and resource conservation (includes
national forests and parks and tinber reserves), with 2,691 square mles,
are overwhelmngly the predomnate |and use in the county -- occupyi ng over
90 percent of county land. The 15 incorporated cities occupy the next
| argest amount of land with 154 square mles. Cosely behind the cities
is unincorporated residential land with 152 square mles. The last three
categories include comercial (seven square mles), industrial (11 square
mles), and unclassified |ands such as hi ghways, streets, and rivers (11
square mles).

Fresno County contains many constraints that may limt plan buildout. The
primary constraint that could limt the buildout of the unincorporated
areas to a lower level than anticipated by the comunity plans is the
availability of funding for needed infrastructure inprovenents, especially
for roads; the availability of a sustainable water supply; air quality
regul ati ons; flooding and other natural hazards; topography (especially in
nmountain conmunities) and other physical limtations such as rivers or
political boundaries; and local and regional policies that seek to
preserve productive agricultural land. Another factor that could limt
growh in the unincorporated communities is the extent to which the
incorporated cities absorb the projected increase in devel opnental
pressures expected within the county.
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REGULATORY SETTI NG

The County’s primary regul atory tool for inplementing the General Plan is
the Zoning Ordi nance. Fresno County’'s first zoning ordi nance was adopted
in 1938 as Odinance 822. The current Fresno County Zoning O dinance
(Division VI of Part VII of the Ordinance Code of the County of Fresno) was
adopted in 1960 and covers all of the unincorporated county. The Code has
been anmended many tinmes since then, but has not undergone a conprehensive
update since 1960. Zoning regulations clearly indicate the extent and type
of devel opnent that can occur in the unincorporated areas (and hence
hol di ng capacity and buil dout potential). A major difference between the
general plan and zoning is that the General Plan provides gui dance on the
| ocation, type, density, and timng of new growth and devel opnent over the
long-term while zoning determ nes what devel oprent can occur on a day-to-
day basis. Both the |land use designations of the general plan and the
zoning classifications and devel opnent standards of the zoning ordi nance
have the effect of determ ning the holding capacity and buil dout potential
of the county.

The Zoning Odinance establishes eleven residential designations, ten
comercial, three industrial zones, and twelve other zones that are mainly
related to agriculture, tinber and other resource-related | and uses. The
purpose of the zones is to translate the broad |and use categories
established by the Fresno County General Plan into detailed land use
classifications that are applied to property with rmuch greater precision
than the General Plan. The zoning classifications follow specific property
lines and road alignnments that correspond to the applicable General Plan
cat egori es. Wrking with the zoning classifications, the text of the
Zoni ng Ordi nance provides detailed regulations for the devel opnent and use
of | and.

PLAN ELEMENTS

The Draft General Plan contains the follow ng policies ained at reducing
potential |and use conflicts, pronmpting an efficient urban form and
ensuring consistency with local |and use and environnental plans.

Policy LU A 1 The County shall maintain agriculturally-designated areas for agriculture use
and shall direct urban growh away from valuable agricultural lands to
cities, unincorporated conmmnities, and other areas planned for such
devel opment where public facilities and infrastructure are avail abl e.

Policy LU A 7 The County shall generally deny requests to create parcels less than the
m ni mum si ze specified in Policy LU A 6 based on concerns that these parcels
are less viable econonmic farmng units, and that the resultant increase in
residential density increases the potential for conflict wth nornal
agricultural practices on adjacent parcels. Evi dence that the affected
parcel nay be an unecononmic farmng unit due to its current size, soil
conditions, or other factors shall not al one be considered a sufficient basis
to grant an exception. The decision-naking body shall consider the negative
incremental and cunmulative effects such land divisions have on the
agricultural conmmunity.

Policy LU A 12 In adopting | and uses policies, regulations and prograns, the County
shall seek to protect agricultural activities from encroachnent of
inconpatible | and uses.

Policy LU A 13 The County shall mnimze potential land use conflicts between
agricultural activities and urban land uses through the provision of
appropriate buffers or other measures.
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LU A 14 The County shall generally condition discretionary permts for
residential devel opment within or adjacent to agricultural areas upon the
recording of the Right-to-Farm Notice, which is an acknow edgnent t hat
residents in the area should be prepared to accept the inconveni ences and
di sconfort associated with normal farmng activities and that an established
agricultural operation shall not be considered a nuisance due to changes in
t he surroundi ng area.

LU-E. 15 The County shall not designate additional |and for Rural Residential
or Foothill Rural Residential devel opnent, except for unique circunstances to
be determ ned by the Board of Supervisors.

LU-E. 17 The County shall consider redesignating undevel oped parcels ten (10)
acres or larger in size to the Reserve designation if such parcels are
located within the sphere of influence of a city and designated for future
urban use on the city's general plan.

LU-E. 18 In areas outside the sphere of influence of a city, the County shall
encourage owners of parcels twenty (20) acres or larger in size to seek
redesi gnation of their land for agricultural uses by establishing procedures
that allow the related General Plan Anendnent and rezoning applications to be
processed without cost to the property owner provided that the property owner
concurrently executes a California Land Conservation contract with the
County.

LU G 1 The County acknow edges that the cities have primary responsibility for
pl anning within their LAFCO adopted spheres of influence and are responsible
for urban devel opnment and the provision of urban services within their
spheres of influence.

LU- G 2 The County shall encourage the cities to adopt policies consistent with U ban
Devel opnent Policies LU F. 1 through LU-F. 10 of this General Plan.

LU- G 3 The County shall encourage orderly outward expansi on of urban devel opnent by
only supporting city sphere of influence expansion proposals where the city
has denonstrated a need for additional territory after docunenting a good
faith effort to inmplenent an infill devel opnent program

LU- G 4 The County shall encourage the cities to incorporate in their general plans
County | and use policies for nei ghborhoods that were established under County
jurisdiction.

LU G 5 The County shall encourage cities to incorporate in their general plans |and
use policies that mnimze potential |and use conflicts with agriculturally-
related industrial operations and other agricultural activities at the urban
interface through the provision of appropriate buffers or other measures.

LUG6 Wthin the spheres of influence, and two niles beyond, the County shall
encour age consultation between the cities and the County at the staff |evel
in the early stages of preparing General Plan Anendnents and other policy
changes which may inpact growh or the provision of urban services. Staff
consultations, particularly concerning community plans, shall provide for
meani ngful participation in the policy fornulation process and shall seek
resolution of issues prior to presentation to the decision-nmaking bodies.

LUG7Following city adoption of a community plan, the County shall update the
appl i cabl e County-adopted comunity plan. Any unresol ved conflicts between
the County and city plans shall be identified for the decisionmaki ng bodi es.

The County shall establish and maintain | and use controls on unincorporated
lands within the spheres of influence consistent with the policies of County
community plan and this countyw de Land Use El enent.

LU- G 8 The County shall pronote consultation between the cities and the County at the
staff level when cities are devel opi ng proposed annexation boundaries and
proposed sphere of influence expansions.
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Policy LU G 9 The County shall encourage the cities to generally include in their annexation
proposal s only those parcels that are proposed for inmedi ate devel opnent.

Policy LU G 11 The County shall not approve any discretionary permts for new urban
devel opment within a city’'s sphere of influence unless that devel opment has
first been referred to the city for consideration of possible annexation
pursuant to the policies of this section and provisions of any applicable
G ty/ County nenorandum of under st andi ng.

Policy LU G 14 Wthin that portion of a city's planned urban boundary which the County
has identified on its community plan as existing urban and which is within
one-half (¥ mle of the city, the County shall:

a. Mai ntai n zoni ng on existing fully-devel oped properties consistent with
the County’s comunity plan.

b. Mai nt ai n zoni ng on undevel oped or underdevel oped properties consi stent
with the County’s community plan if such properties are snall in size
and there is no conflict with provision LU G 14c bel ow.

C. Mai ntain a “hol di ng zone” on undevel oped or underdevel oped properties

to mnimze further urban devel opment on properties which the County

considers appropriate for annexation by the city. Criteria used to

det erm ne which properties will be placed in a “hol ding zone” include,

but are not limted to, any one of the follow ng:

1. The property is adjacent to the city.

2. The property adjoins a series or grouping of properties which
are eighty (80) percent vacant and in aggregate contain a
m ni num of five (5) acres.

3. The property is proposed for commercial or industrial use on the
County’s community plan, is at least two (2) acres in size, and
abuts vacant property planned for a similar use.

d. Refer all applicants for subdivision (except residential parcel naps),
rezoning, and conditional use pernmits to the city for annexation.
e. Consi der addi tional urban devel opnent on properties previously referred

to the city for annexation if such action is reconmended by the city.
Any such urban devel opment nust be consistent with the County’'s
community plan.

Policy LU G 15 Wthin that portion of a city's planned urban boundary which the County
has identified on its comrunity plan as existing urban and which is nore than
one-half (¥ mle fromthe city, the County shall:

a. Mai ntai n zoning on existing fully devel oped properties consistent with
the County community plan.

b. Mai ntain a "hol di ng zone" on undevel oped or underdevel oped properties
to preclude further urban devel opnent. This zoning may be changed
subject to provisions LU G 15¢c and d bel ow.

C. Consi der subdi vi sion, rezoning, or conditional use proposals on planned

non-industrial properties where the proposed use is consistent with
the County community plan. As conditions of approval, the County may
require: (1) community sewer and water service; and (2) conpletion of
all roadways providing access to the devel opment as if they were part
of the devel opment to the nearest fully devel oped street.

d. Consider rezoning and conditional use permt proposals in planned
industrial areas consistent with the County comunity plan.

Policy LU G 16 On land that is not within a city's planned urban boundary but is
within a city's sphere of influence, the County shall:
a. Mai ntai n zoning consistent with the countywi de General Plan Land Use
El enent .
b. Accept contracts in accordance with the California Land Conservation

Programor sone other simlar program It is the intent of the County
to enter into California Land Conservation contracts on any existing
parcel eight (8) acres in size or larger that is devoted to open space
use.
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Policy LU G 17 The County may designate Special Commercial areas within one-half (%)
mle of a city's sphere of influence at intersections of mmjor roads where
substantial existing commercial devel opnent at the intersection has rendered
continued agricultural use of the corner portion of the subject property
difficult or infeasible. The follow ng standards and criteria shall apply:

a. The Special Commercial designation should be allowed only where at
least two (2) corners at the intersection are developed wth
permanent, |egally established commercial uses.

b. The Special Commercial designation should be linited to a maxi rumtotal
road frontage of one-eighth (1/8) mle and a maxi num size of two (2)
acres per corner.

C. The i npl emrenting zone for Special Commercial designations granted under
this Section shall be the CG6(c) District, limted to uses which
provi de conveni ence goods or services to the surroundi ng area.

d. Neither the operation nor the physical characteristics of the

commer ci al devel opnent or any individual uses shall have a detrinental
impact on water resources or the use or managenment of surrounding
properties within at |east one-quarter (¥ mle radius.

Policy LUH 9 The County shall adopt mnimum format and content guidelines for the
preparation of updated and new regional, comunity, and specific plans to
ensure consistency with the countyw de General Pl an.

Policy LU H. 10 The County shall periodically update regional, comunity, and specific
pl ans to ensure consistency with the countyw de General Pl an.

| MPACTS AND M TI GATI ON MEASURES

Met hod of Anal ysis

The anal ysis of inpacts for this section was conducted qualitatively. Since the
county-w de General Plan Land Use Di agram contains no significant site-specific
| and use designation changes at this tine, nmuch of the analysis focused on the
exi sting General Plan Land Use Diagram The potential growth inplications of the
Land Di agram were exani ned agai nst proposed General Plan policies that seek to
renmedy the potential inpacts.

St andards of Significance

The significance of inpacts on | and use was determ ned by applying criteria found
i n Appendi x G of the CEQA Cuidelines. For the purposes of this EIR, a project
is deemed to have a significant effect on the environment if it:

conflicts with adopted environnmental plans and goals of the
conmunity where it is |ocated;
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results in significant |land use and planning inmpacts if it
substantially alters the type or intensity of |and use on a proposed
site, causing it to be inconpatible with surrounding |and uses or the
overal | character of the surroundi ng nei ghborhoods; or

di vi des the physical arrangenent of an established comunity.

| npacts and Mtigation Measures

4.2-1 Devel opment under the Draft General Plan would not conflict with adopted
environnental plans and community goal s.

The nost inportant |ocal land use and environnental plans in Fresno County
i nclude the foll ow ng:

San Joaquin River Parkway Pl an . Ki ngsburg General Pl an
Fresno City General Plan . Orange Cove Ceneral Plan
Cl ovis General Plan : Parlier General Plan

Fi rebaugh General Pl an . Reedl ey General Pl an
Huron General Pl an . Sanger General Plan
Mendot a General Pl an . San Joaqui n General Plan
Fow er Ceneral Plan : Sel ma Ceneral Plan
Kerman CGeneral Pl an . Coal i nga General Pl an

The Draft General Plan was designed specifically to achieve and pronote
consistency with the cities’ general plans over tine. Policies LUG2 and LU G 4
encourage the cities to adopt policies consistent with the urban devel opnent
policies of this General PIan. Policies LU-G 1, and LU G 6 through LU G 9
address coordination of the County and cities for sphere of influence expansion
and annexati on. Policies LU-G 2 and LU-G 4 address consistency between the
County’s and the cities’ land use policies. Policies LU G 13 through LU-G 16
address coordi nation anobng the county and cities for land within the planned
urban boundary. Policies LU C.2 and LU-C. 5 ensure consistency with the San
Joaquin River Parkway Plan policies.

Al though this Draft General Plan does not update regional and conmunity plans
that are legal part of the Fresno County General Plan, the General Plan does
establish guidelines for when these plans are updated in the future. Policy LU
H 9 requires the County to prepare and adopt ninimum format and content
guidelines for the preparation of updated and new regional, conmuni ty, and
specific plans to ensure consistency with the county-wi de General Plan. Policy
LU-H. 10 ensures that regional, comunity, and specific plans are periodically
updat ed and consistent with the county-w de pl an.

As discussed in Chapter 2, Project Description and Denographic Characteristics,
over 90 percent of the growth anticipated in Fresno County would occur within the
cities and their spheres of influence. Each city within the county has an
adopted General Plan and Zoning Ordi nance, as well as other plans. Under State
| aw (Government Code Sections 65860, 66474 and 66474.61 and case |aw) new
devel opnent within the cities nmust be consistent with their adopted general
pl ans.
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The Draft General Plan adequately addresses coordi nati on anong the County and
local jurisdictions as well as consistency anong the general plans, environnental
pl ans, and community goals. Local jurisdictions nust also ensure that
devel opnent is consistent with their plans and policies. Therefore, the inpact
is considered |l ess than significant.

Mtigation Measure

4.2-1 None required beyond Draft General Plan Policies LUG 1, LU G2, LUG4,
LUG6 through LU-G 9, LU G 13 through LU-G 16, LU-C. 2 through LU-C. 5,
LU-H 9, and LU H. 10.

4.2-2 Devel opment under the Draft General Plan would likely increase the
potential for residential-agricultural and wurban residential-rural
residential conflicts.

Under the Draft General Plan, approximtely 37,700 acres in the county would be
devel oped for residential and non-residential uses from 1996 to 2020. The
General Plan and the devel opnent review and approval process generally seek to
| ocate | and uses adjacent to one another so that they are conpatible, related,
mutual |y supportive, and simlar in the amount of traffic they generate. In sone
cases, however, existing land use patterns, the timng of developnment on
properties with different owners, environmental constraints, or other factors,
prevent new | and use patterns fromproviding a “gradation” of uses that help to
achi eve compatibility.

The county-wi de General Plan Land Use Di agram desi gnates |and in several areas
for uses that could be inconpatible with adjacent designations. The nmpbst common
exanpl es are where residential uses are directly adjacent to nearby agricultural
operations and where urban residential uses and rural residential uses are
adj acent .

Policies LUA 1, LU A 12, LU A 13, and LU-A 14 require that the County mnim ze
potential |and use conflicts between agricultural activities and urban | and uses
t hrough application of |and use regulations consistent with the Fresno County
Zoni ng Ordi nance, Right-to-Farm Ordinance, and other devel opnent regul ations.

Policy LU-G 5 encourages cities to adopt |and use policies that minimze | and
use conflicts with agricultural uses at the urban interface.

The Draft General Plan establishes several policies that seek to limt
designations of new rural residential areas. Utimately, this will reduce the
nunber of new rural residential lots created, thus reducing future potential
conflicts with urban devel opnent. Policy LU E 15 restricts designating additional
land for rural residential uses. Policies LU E. 17 and LU-E. 18 encourage the
redesi gnation of rural residential lots to other uses such as agriculture.

The Draft CGeneral Plan adequately addresses inconpatibility issues anong County
| and uses such as residential, rural residential, and agricultural. Therefore,
the inmpact is considered |less than significant for the County. However, the
County cannot ensure that simlar neasures would be adopted or enforced for
devel opnent (whether related to the Proposed Project or not) within cities under
whose jurisdiction nost of the future growth would occur. Therefore, the inpact
is considered significant.
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M tigati on Measures

4.2-2 No nmitigation is required beyond Draft General Plan Policies LU-A 1, LU
A. 12 through LU-A 14, LU-G5, LU-E. 15, LU-E 17, and LU-E 18 for Fresno
County. No mitigation neasures are available to the County to reduce
i mpacts occurring within the cities’ jurisdiction.

Al t hough Draft General Plan policies would reduce inpacts related to potenti al
i nconpatibilities between new developnment occurring within the County’'s
jurisdiction, the County cannot ensure that simlar policies are adopted or
i mpl enented for development within the cities’ jurisdiction. Therefore, the
i mpact is considered significant and unavoi dabl e for devel opnment outside of the
County’s jurisdiction.

4.2-3 The Draft General Plan would not divide the physical arrangement of an
est abl i shed comunity.

Al t hough there are no substantial changes to the |and use diagram the Draft
General Plan does contain mnor changes in | and use designations and devel oprment
standards. However, these changes to the General Plan would not significantly
alter the density/intensity of devel opnent. Furthernore, the Land Use Di agram
i ncl udes no potential disruptions to existing communities, in that it reflects
hi storically planned | and uses and adopted County plans and Gty General Pl ans.
Therefore, the Proposed Project would result in a | ess-than-significant inpact.

M tigati on Measures

4.2-3 None required.

Cunul ative | npacts

For | and use, there is no cunul ative context to assess |and use consi stency and
conpatibility issues, because the effects are entirely localized, and woul d not
combine with simlar effects in other |ocations. Therefore, there are no
curmul ative land use inpacts. However, the conversion of agriculture |and or open
space to devel oped uses could result in cumulative inpacts related to | oss of
i mportant farm and, |oss of biological resources, and other environmental
ef fects. Cumul ative inpacts related to these issue areas and others are
di scussed in their respective sections in this chapter (Chapter 4).
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